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COUNTY OF RIVERSIDE 
ENVIRONMENTAL ASSESSMENT FORM: INITIAL STUDY 

 
Environmental Assessment (CEQ / EA) Number:  CEQ200087 
Project Case Type (s) and Number(s):   PLOT PLAN ï PPT-210016 (previously CUP-200043) 
Lead Agency Name:   County of Riverside Planning Department 
Address:  4080 Lemon Street 12th Floor, Riverside, CA 92501 
Contact Person: Evan Langan, AICP, Principal Planner 
Telephone Number: 951-955-9294 
Applicantôs Name:   Jospeh Karaki, Karaki Western States 
Applicantôs Address:   4887 E, La Palma Avenue, Suite 7-7, Anaheim, CA 92807 

 
I. PROJECT INFORMATION 
 

Project Description:  
 

The project proposes to develop two vacant parcels totaling 1.44 acres with a new gas station. 
The site is triangular, taking access from a proposed cul-de-sac, Chris Circle, at the southerly 
point of the triangle. It will be developed with a 3,160-square-foot fueling canopy, six multi-
product dispensers, and a 3,516-square-foot convenience store. Access to the project site will 
be provided via a newly constructed driveway and cul-de-sac on the northwestern leg of 
Highway 74/Central Avenue and Ardenwood Way signalized intersection. 
 
The project site is in the Warm Springs Community, which forms a portion of the northern 
boundary of the Elsinore Area Plan. The project site is in the area of the Warm Springs 
Community in a place where development is concentrated adjacent to Interstate 15 and focused 
along State Route 74 adjacent to the City of Lake Elsinore. The site is in the County of Riverside 
at 28771 Highway 74/Central Avenue, northerly of Highway 74/Central Avenue between Rosetta 
Canyon Drive and Ardenwood Way. 
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The project was initially proposed for a gas station and convenience store with a Type 20 ABC 
license, necessitating a Conditional Use Permit, a General Plan Amendment, and a Change of 
Zone. The applicant no longer wishes to seek a Type 20 ABC license; therefore, the Conditional 
Use Permit, General Plan Amendment, and Change of Zone are unnecessary. The current 
proposal is permitted under a Plot Plan approval, whereas the project was changed from a 
Conditional Use Permit application (CUP200043) to a Plot Plan Application (PPT210016).  
 
The proposed convenience store and fueling station will operate twenty-four hours a day, seven 
days a week, with eight (8) part-time and full-time employees, including a manager. The project 
will create new job opportunities for the area.  
   
The service station canopy will cover the six (6) Multi-Product Dispenser (twelve (12) fueling 
positions) and will provide ADA-accessible fueling positions. To the south of the proposed 
canopy will be the underground fuel tanks.  
 
The convenience store is of contemporary commercial building design with light and dark brown 
colors accented with white, light brown, and dark grey colors. The building will be designed with 
stucco walls and brick veneers. The primary focal point is at the main entrance on the south 
elevation, with a decorative tower element over the doors extending above the parapet. Another 
tower element rises further above the parapet on the easterly side of the south elevation with a 
curved aluminum cladding fascia for interest.  
 
The project includes the following off-site improvements:  
 

¶ Extension of Chris Circle to ½ street dimensions, with curb, gutter, sidewalk, and 
streetlights, including a raised median at the intersection. 

¶ Extension of the eight-inch Elsinore Valley Municipal Water District (EVMWD) water line 
from the center of Highway 74/Central Avenue up proposed Chris Circle, approximately 
284 feet. 

¶ Extension of the EVMWD sewer line from the center of Highway 74/Central Avenue up 
proposed Chris Circle as a three-inch forcemain, approximately 406 feet. 

¶ Extension of other required utilities as needed. 

¶ The proposed striping of crosswalks across Chris Circle and across State Route 
74/Central Avenue on both the east and west sides.  

¶ The installation of ADA ramps at the crosswalks on the east and west sides of the 
crosswalk is proposed across Chris Circle. 

¶ ADA path of travel from Highway 74/Central Avenue. 

¶ A raised median in the north-south direction is proposed at Highway 74/Central Avenue 
and Allan Street to restrict access to right-in/right-out only at the intersection. 

¶ Construction to ultimate half-width street improvements on Highway 74/Central Avenue. 
Highway 74/Central Avenue is classified as an Urban Arterial Highway with a 67-foot 
ultimate half-width. Improvements include but are not limited to curb (with curb line 
located 55 feet from centerline), gutter, sidewalk, curb ramps, widened pavement 
section, and signal modification. 

¶ Implementation of a signal modification at the intersection of Highway 74/Central Avenue 
and Ardenwood Way. 

¶ Streetlighting along Highway 74/Central Avenue. 

¶ Installation of a sidewalk along the Highway 74/Central Avenue frontage adjacent to the 
car wash project site. 

¶ Addition of a community sign ñWelcome to Warm Springs.ò 
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The applicant is also proposing the following project design considerations: 
 

¶ Two underground fuel tanks are proposed. One 20,000-gallon tank will hold 8,000 
gallons of 91-octane and 12,000 gallons of E85-octane unleaded gasoline, and the other 
22,000-gallon tank will hold 7,000 gallons of diesel fuel and 15,000 gallons of 87-octane 
unleaded gasoline; 

¶ Twenty parking spaces, including two clean air vanpool/EV and two ADA-compliant 
spaces; 

¶ One loading space; 

¶ Air and water dispensers; 

¶ 500-gallon above-ground propane tank; 

¶ One monument sign; 

¶ One gas price sign; 

¶ One trash enclosure with two bins; and 

¶ Landscaping totaling 31,446 square feet of permeable surface and 25,177 square feet 
of impervious surface.  

 

Construction Characteristics 
 
The applicant proposes construction to begin in February 2023, with construction completed in 
eight months. The grading is proposed to balance with no import or export proposed.  
 

A. Type of Project:   Site Specific ;     Countywide ;     Community ;     Policy . 
 

B. Total Project Area:   1.44 acres 
 

Residential Acres:         Lots:         Units:         Projected No. of Residents:   
      

Commercial Acres:   1.44 Lots:   2.0 Sq. Ft. of Bldg. Area:   3,516 Est. No. of Employees:  8  
Industrial Acres:         Lots:         Sq. Ft. of Bldg. Area:         Est. No. of Employees:         
Other:            

 
C. Assessorôs Parcel No(s):   347-130-028 & 347-130-029 

 
Street References:   Northwest corner of Ardenwood Way & Highway 74/Central Avenue 
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D. Section, Township & Range Description or reference/attach a Legal Description:  Lake 
Elsinore, California USGS 7.5-minute quadrangle within Township 5 South, Range 4 West, 
Section 29  

 
E. Brief description of the existing environmental setting of the project site and its 

surroundings:    
 

The site was once developed with a commercial building, a barn-style structure, and various 
other outbuildings, including at least one recreational vehicle that may have been used for 
residential purposes. Currently, the project site consists of vacant land that has been subject to 
a variety of disturbances. The northeast corner is undisturbed and contains a mix of salt cedar, 
eucalyptus, and willow scrub.  

 
The willow and salt cedar thickets grow because of a roadside swale originating from Highway 
74/Central Avenue, the frontage road located along the northeastern boundary of the site. Street 
runoff enters the project site in the northern portion of APN 347-130-028 and continues westerly 
along the property boundary between the project site and the parcel north of the project site. 
This swale collects street runoff and is not natural or jurisdictional. No bed or bank is associated 
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with this swale, indicating a flow of water. The water runoff from Highway 74/Central Avenue 
travels west, backflows to the southeast, and percolates in the well-drained soils.  
 
North: The property to the north is developed with the F & A Custom Wheels and Tires Shop. 
 
South: The south and eastern edges of the project area border an improved storm drain system 

that appears to be associated with the development along Central Avenue. The southern 
border of the east parcel also contained a low-lying concrete retaining wall/curb, which 
appeared to be modern in construction style. Highway 74/Central Avenue, the frontage 
road, lies adjacent to the site, with single-family residential beyond in the City of Lake 
Elsinore.  

 

 
East: The eastern parcel, APN 347-130-028, did not appear to have been previously graded 

or disturbed except for the southern edge, which had been benched, presumably for 
slope retention.  

 
West: The parcel immediately west of the project has been developed with the Eco Express 

Wash and Lube on the same cul-de-sac, Chris Circle. Further to the west of the site is 
the PTI Sand and Gravel business.  
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II. APPLICABLE GENERAL PLAN AND ZONING REGULATIONS 

 
A. General Plan Elements/Policies: 

 
1. Land Use:  The project General Plan Land Use Designation is Community Development ï 

Light Industrial (CD:LI) (0.25-0.60 FAR), permitting industrial and related uses, including 
warehousing/distribution, assembly, light manufacturing, repair facilities, and supporting 
retail uses. The project proposes a 3,516-square-foot convenience store with a 3,160-
square-foot fueling canopy on a 1.44-acre site with a FAR of 0.11. The use is considered a 
supporting retail use consistent with the land use designation of Light Industrial.  
 
The project is in the Warm Springs Policy area within the Elsinore Area Plan (ELAP). As 
designed and conditioned, the project is consistent with the General Plan Land Use 
designation and Land Use policies. The following is a sampling of the Land Use Element 
and ELAP policies the project has been designed and conditioned for consistency with the 
General Plan and ELAP.  
 
As noted, the use is a supporting retail use permitted in the Light Industrial land use category. 
The site is on a planned transportation corridor with access from a signalized intersection. 
Highway 74/Central Avenue is a State eligible scenic highway per CalTrans Scenic 
Highways website. The County also gives this same designation on Figure C-8 ï Scenic 
Highways in the General Plan and on Figure 9 ï Elsinore Area Plan Scenic Highway of the 
ELAP. Landscaping and signage will be as permitted by the Countyôs ordinances.  
 
Although typically, the undergrounding of electric and communication distribution lines would 
be required for a scenic highway, to do so at this location would be problematic. The poles 
on either side of the project have not been undergrounded, and complete improvements of 
Highway 74/Central Avenue have not been fully developed. Therefore, undergrounding the 
single pole at this location would be challenging and is being deferred until the entire system 
can be undergrounded. 
 
The landscape plans have been prepared in accordance with the Countyôs Water 
conservation and water-efficient requirements. 
 
Land Use Compatibility 
 
LU 7.1 Require land uses to develop in accordance with the General Plan and area plans 

to ensure compatibility and minimize impacts. 
 

https://dot.ca.gov/programs/design/lap-landscape-architecture-and-community-livability/lap-liv-i-scenic-highways
https://dot.ca.gov/programs/design/lap-landscape-architecture-and-community-livability/lap-liv-i-scenic-highways
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Circulation 
 
LU 13.2 Locate employment and service uses in areas that are easily accessible to 

existing or planned transportation facilities. 
 
Scenic Corridors 
 
LU 14.3 Ensure that the design and appearance of new landscaping, structures, 

equipment, signs, or grading within Designated and Eligible State and County 
scenic highway corridors are compatible with the surrounding scenic setting or 
environment. 

 
LU 14.4 Maintain an appropriate setback from the edge of the right-of-way for new 

development adjacent to Designated and Eligible State and County Scenic 
Highways based on local surrounding development, topography, and other 
conditions. 

 
LU 14.5 Require new or relocated electric or communication distribution lines, which 

would be visible from Designated and Eligible State and County Scenic 
Highways, to be placed underground. 

 
LU 14.6 Prohibit offsite outdoor advertising displays that are visible from Designated and 

Eligible State and County Scenic Highways. 
 
Water Conservation and Water-Efficient Landscaping 
 
LU 18.1 Ensure compliance with Riverside Countyôs water-efficient landscape policies. 

Ensure that projects seeking discretionary permits and/or approvals develop and 
implement landscaping plans prepared in accordance with the Water-Efficient 
Landscape Ordinance (Ordinance No. 859), the County of Riverside Guide to 
California Friendly Landscaping and Riverside Countyôs California Friendly Plant 
List. Ensure that irrigation plans for all new development incorporate weather 
based controllers and utilize state-of-the-art water-efficient irrigation 
components.  

 
LU 18.2 Minimize use of turf. Minimize the use of natural turf in landscape medians, front-

yard typical designs, parkways, other common areas, etc. and use drought 
tolerant planting options, mulch, or a combination thereof as a substitute. Limit 
the use of natural turf to those areas that serve a functional recreational element. 
Incorporate other aesthetic design elements such as boulders, stamped 
concrete, pavers, flagstone, decomposed granite, manufactured rock products to 
enhance visual interest and impact. 

 
LU 18.3 Design and field check irrigation plans to reduce run-off. Emphasize the use of 

subsurface irrigation techniques for landscape areas adjoining non-permeable 
hardscape. Utilize subsurface irrigation or other low volume irrigation technology 
in association with long, narrow, or irregularly shaped turf areas. Minimize use of 
irregularly shaped turf areas. 

 
LU 18.4 Coordinate Riverside County water-efficiency efforts with those of local water 

agencies. Support local water agenciesô water conservation efforts. 
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LU 18.5 Emphasize and expand the use of recycled water in conjunction with local water 
agencies. Recycled water determined to be available pursuant to Section 13550 
of the California State Water Code shall be used for appropriate non-potable uses 
whenever it: a) provides a beneficial use to the customer; b) is economically and 
technically feasible; c) is consistent with applicable regulatory requirements; and 
d) is in the best interests of public health, safety, and welfare. With the exception 
of non-common areas of single-family home residential developments, all other 
irrigation systems must be designed and installed to accommodate the current or 
future use of recycled water for irrigation. If no recycled water availability exists 
or is imminent in the vicinity of a project (as determined by prevailing water 
agency), all subsurface piping shall be installed as ñrecycled water readyò to 
reduce future retrofit costs. Such irrigation plans shall be developed in 
accordance with standards and policies of the applicable recycled water 
purveyor. Recycled water systems shall be designed to meet regulatory 
requirements of the California Department of Public Health and the local recycled 
water purveyor. 

Policies: 
 
ELAP 1.1 Protect the life and property of residents and maintain the character of the 

Gavilan Hills through adherence to the Hillside Development and Slope section 
of the General Plan Land Use Element, the Environmentally Sensitive Lands 
section of the Multipurpose Open Space Element, and the Slope and Soil 
Instability Hazards and Fire Hazards sections of the General Plan Safety 
Element. 

 
ELAP 1.2 Require that development of contiguous areas designated as Light Industrial be 

designed in a coordinated manner. 
 
ELAP 1.3 Require that all commercial and industrial uses be sensitive to environmental 

hazards (i.e., flooding) and not substantially impact environmental resources (i.e., 
biological and water quality). 

 
ELAP 1.4 Require commercial and industrial uses to not substantially impact circulation 

systems.  
 

2. Circulation:  The northwestern side of Highway 74/Central Avenue is in the County, 
whereas the southwestern side is in the City of Lake Elsinore. The County designates 
Highway 74/Central Avenue as a 184-foot Expressway. Expressways are designed with six 

or eight lanes, sometimes requiring rights-of-way at intersections. An Expressway is a 

multi-modal highway corridor for through traffic to which access from abutting property 
is restricted. Intersections with other streets or highways are limited to approximately 
one-half-mile intervals. 
 
The City of Lake Elsinore designates Highway 74/Central Avenue as an augmented eight-
lane state Highway at 134 feet of right-of-way. 

 
As noted in the Elsinore Area Plan, Highway 74/Central Avenue has been designated an 
Eligible State Scenic Highway. The western segment is a secondary County entrance road 
and will serve as a link to Orange Countyôs system of scenic routes.  
 

A project-specific Vehicle Mile Traveled (VMT) analysis has been prepared pursuant to 
CEQA and was less than significant. The project, as designed and conditioned, is 
consistent with the General Plan Circulation Element. 
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Although not a CEQA-related issue, a Traffic Impact Analysis (TIA) was prepared to 
determine the projectôs impacts on traffic and circulation for the Countyôs and the City of 
Lake Elsinore's transportation system. The result of this TIA will be analyzed with needed 
improvements to the circulation system to accommodate the new project added as 
conditions of approval. 
 
C 2.2 Require that new development prepare a traffic impact analysis as warranted by 

the Riverside County Traffic Impact Analysis Preparation Guidelines or as 
approved by the Director of Transportation. Apply level of service targets to new 
development per the Riverside County Traffic Impact Analysis Preparation 
Guidelines to evaluate traffic impacts and identify appropriate mitigation 
measures for new development. 

 
C 2.3 Traffic studies prepared for development entitlements (tracts, public use permits, 

conditional use permits, etc.) shall identify project related traffic impacts and 
determine the significance of such impacts in compliance with CEQA and the 
Riverside County Congestion Management Program Requirements. (AI 3)  

 
C 2.4 The direct project related traffic impacts of new development proposals shall be 

mitigated via conditions of approval requiring the construction of any 
improvements identified as necessary to meet level of service targets. 

 
C 2.5 The cumulative and indirect traffic impacts of development may be mitigated 

through the payment of various impact mitigation fees such as County of 
Riverside Development Impact Fees, Road and Bridge Benefit District Fees, and 
Transportation Uniform Mitigation Fees to the extent that these programs provide 
funding for the improvement of facilities impacted by development. 

 
C 3.1 Design, construct, and maintain Riverside County roadways as specified in the 

Riverside County Road Improvement Standards and Specifications. The 
standards shown in Figure C-4 may be modified by Specific Plans, Community 
Guidelines, or as approved by the Director of Transportation if alternative 
roadway standards are desirable to improve sustainability for the area.  

 
C 3.2 Maintain the existing transportation network, while providing for future expansion 

and improvement based on travel demand, and the development of alternative 
travel modes.  

 
C 3.3 Implement design guidelines that identify intersection improvements consistent 

with the lane geometrics in Table C-2 unless additional lanes are needed to 
maintain consistency with Policy C 2.2. Where roadway classifications change 
on a continuous alignment, the standards of the higher classification will normally 
be transitioned on a portion of the roadway that has the lower classification, 
particularly where the change takes place at roadway intersections. This may 
result in additional right of way or lanes being required above the standards 
shown in Figure C-4 for the segment with the lower classification to 
accommodate the transition.  

 
C 3.6 Require private developers to be primarily responsible for the improvement of 

streets and highways that serve as access to developing commercial, industrial, 
and residential areas. These may include road construction or widening, 
installation of turning lanes and traffic signals, and the improvement of any 
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drainage facility or other auxiliary facility necessary for the safe and efficient 
movement of traffic or the protection of road facilities. 

 
C 3.7 Design interior collector street systems for commercial and industrial subdivisions 

to accommodate the movement of heavy trucks. 
 
C 3.11 Generally locate commercial and industrial land uses so that they take driveway 

access from General Plan roadways with a classification of Secondary Highway 
or greater, consistent with design criteria limiting the number of such commercial 
access points and encouraging shared access. Exceptions to the requirement for 
access to a Secondary Highway or greater would be considered for isolated 
convenience commercial uses, such as standalone convenience stores or gas 
stations at an isolated off ramp in a remote area. Industrial park type 
developments may be provided individual parcel access via an internal network 
of Industrial Collector streets. 

 
C 3.13 Design street intersections, where appropriate, to assure the safe, efficient 

passage of through-traffic and the negotiation of turning movements. 
 
C 3.15 Provide adequate sight distances for safe vehicular movement at a roadôs design 

speed and at all intersections. 
 
C 3.16 Dedicate necessary rights-of-way as part of the land division and land use review 

processes. 
 
Pedestrian Facilities 
 
C 4.4 Plan for pedestrian access that is consistent with road design standards while 

designing street and road projects. Provisions for pedestrian paths or sidewalks 
and timing of traffic signals to allow safe pedestrian street crossing shall be 
included. 

 
C 4.6 Consult the Riverside County Transportation Department as part of the 

development review process regarding any development proposals where 
pedestrian facilities may be warranted. The County of Riverside may require both 
the dedication and improvement of the pedestrian facilities as a condition of 
development approval.  

 
C 4.7 Make reasonable accommodation for safe pedestrian walkways that comply with 

the Americans with Disabilities Act (ADA) requirements within commercial, office, 
industrial, mixed use, residential, and recreational developments. 

 
C 4.8 Coordinate with all transit operators to ensure that ADA compliant pedestrian 

facilities are provided along and/or near all transit routes, whenever feasible. New 
land developments may be required to provide pedestrian facilities due to existing 
or future planned transit routes even if demand for pedestrian facility may not be 
otherwise warranted. 

 
System Access 
 
C 6.2 Require all-weather access to all new development. 
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C 6.3 Limit access points and intersections of streets and highways based upon the 
roadôs General Plan classification and function. Require that access points be 
located so that they comply with Riverside Countyôs minimum intersection 
spacing standards. Under special circumstances the Transportation Department 
may consider exceptions to this requirement. 

 
C 6.4 Discourage parcel access points taken directly off General Plan designated 

highways. Access may be permitted off of General Plan designated highways 
only if no local streets are present.  

 
C 6.5 Provide common access via shared driveways and/or reciprocal access 

easements whenever access must be taken directly off a General Plan 
designated highway. Parcels on opposite sides of a highway shall have access 
points located directly opposite each other, whenever possible, to allow for future 
street intersections and increased safety.  

 
C 7.8 Collaborate with all incorporated cities and all adjacent counties to implement 

and integrate right-of-way requirements and improvement standards for General 
Plan roads that cross jurisdictional boundaries. Detailed procedures have been 
developed and include the following: 

 
a. For development under Riverside County jurisdiction but within the 

sphere of influence (SOI) of a city having roadway standards different 
from Riverside County, city and Riverside County staff will cooperate and 
agree on a reasonable choice of design standards for the particular 
circumstances involved, and negotiate logical transitions from city to 
Riverside County standards. 
 

b. In general, for such development under Riverside County jurisdiction but 
within the SOI of an incorporated jurisdiction, city standards should apply 
if the staffs concur that annexation to the City will logically occur in the 
short to intermediate range future. Where annexation seems doubtful into 
the long-term future, Riverside County standards should apply. 

 
c. Transition areas at meeting points of roadways designed to differing city 

and Riverside County standards or differing functional classifications 
should be individually designed to facilitate satisfactory operational and 
safety performance. Further, Riverside County should update the road 
standards to reflect the intent of this policy and standards agreed upon by 
the County of Riverside and other local agencies. 

 
Combination Class I Bikeway/Regional Trails 
 
C 17.1 Develop Class I Bike Paths, Class II Bike Lanes and Class I Bike Paths/Regional 

Trails (Combination Trails) as shown in the Trails Plan (Figure C-7), to the design 
standards as outlined in the California Department of Transportation Highway 
Design Manual, adopted Riverside County Design Guidelines (for communities 
that have them), the Riverside County Regional Park and Open Space Trails 
Standards Manual, and other Riverside County Guidelines. 
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Policies: 
 
ELAP 11.1 Protect Interstate 15 and State Route 74 from change that would diminish 

the aesthetic value of adjacent properties through adherence to the 
Scenic Corridors sections of the General Plan Land Use and Circulation 
Elements. 

 
3. Multipurpose Open Space:  Although the Elsinore Area Plan is generally located in the 

Santa Margarita River watershed, the project site is in the Santa Ana River water shed and 
the sub-watershed of Temescal Creek. The site is not located in a floodplain, and no 
naturally occurring watercourses occur on the property. As previously noted, the northeast 
corner of the site is a drainage caused by a roadside swale originating from Highway 
74/Central Avenue. The project will adhere to all required WQMP, BMPs, NPDES, and 
SWPPP requirements. The site is not designated as an open space area on the County 
General Plan. 
 
Water Quality 
 
OS 3.4 Review proposed projects to ensure compliance with the National Pollutant 

Discharge Elimination System (NPDES) Permits and require them to prepare the 
necessary Stormwater Pollution Prevention Program (SWPPP). 

 
OS 3.6 Design the necessary stormwater detention basins, recharge basins, water 

quality basins, or similar water capture facilities to protect water-quality. Such 
facilities should capture and/or treat water before it enters a watercourse. In 
general, these facilities should not be placed in watercourses, unless no other 
feasible options are available.  

 
OS 3.7 Where feasible, decrease stormwater runoff by reducing pavement in 

development areas, reducing dry weather urban runoff, and by incorporating 
ñLow Impact Development,ò green infrastructure and other Best Management 
Practice design measures such as permeable parking bays and lots, use of less 
pavement, bio-filtration, and use of multi-functional open drainage systems, etc. 

 
Scenic Corridors 
 
OS 22.1 Design developments within designated scenic highway corridors to balance the 

objectives of maintaining scenic resources with accommodating compatible land 
uses. 

 
OS 22.3 Encourage joint efforts among federal, state, and county agencies, and citizen 

groups to ensure compatible development within scenic corridors.  
 

4. Safety:  A Preliminary Geotechnical Investigation Report for Foundation Design was 
prepared for the project. A review of the FEMA Flood Maps, Airport Land Use Commission 
Maps, and the General Plan Safety Element Maps has been performed to determine the 
project's compliance with the Countyôs General Plan Safety Element. Safety can come in the 
form of hazards that are both natural and manmade conditions. The property is not located 
within: 
 

¶ An airport influence area, 

¶ A floodplain, 

¶ A dam inundation area, 
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¶ A fault zone area, 

¶ On a fault line, 

¶ A liquefaction area, or 

¶ An area subject to subsidence. 
 

However, the site is located in a very high fire severity zone under the stateôs responsibility. 
In addition, the project will be storing and dispensing a hazardous material, vehicle fuel. As 
such, the project has been designed and conditioned for these hazards.  
 
Fire Hazards 
 
S 4.1 All development and construction within Fire Hazard Severity Zones shall be 

reviewed by the Riverside County Fire Department and Building and Safety 
Department for consistency with the following requirements before the issuance 
of any building permits: 

 
a) All proposed development and construction shall meet minimum state, 

county, and local standards, and other legal requirements for fire safety, 
as defined in the Riverside County Building or Fire Codes, or by County 
zoning, or as dictated by the Building Official or the Transportation Land 
Management Agency, based on building type, design, occupancy, and 
use. 

b) In addition to the standards and guidelines of the California Building 
Code, California Fire Code, the Riverside County Code of Ordinances, 
Title 14 of the California Code of Regulations, and other appropriate fire 
safety provisions, developments shall incorporate additional standards for 
high-risk, high-occupancy, and dependent facilities where appropriate 
under the Riverside County Fire Code (Ordinance No. 787) Ordinance. 
These shall include assurance that structural and nonstructural 
architectural elements of the building will not impede emergency egress 
for fire safety staffing/personnel, equipment, and apparatus; nor hinder 
evacuation from fire, including potential blockage of stairways or fire 
doors. 

c) Proposed development and construction in Fire Hazard Severity Zones 
shall provide secondary public access, in accordance with Riverside 
County ordinances, where required. There shall be multiple points of 
ingress and egress that allow for emergency response vehicle access. 
Points of access shall also include visible street addresses and signs and 
sufficient water supplies, infrastructure for structural fire suppression, and 
other applicable local and state requirements. 

d) Proposed development and construction in Fire Hazard Severity Zones 
shall use single loaded roads to enhance fuel modification areas, unless 
otherwise determined by the Riverside County Fire Chief. 

e) Proposed development and construction in Fire Hazard Severity Zones 
shall provide a defensible space or fuel modification zones to be located, 
designed, constructed, and maintained to provide adequate defensibility 
from wildfires. 

f) Prior to the approval of all parcel maps and tentative maps, the County 
shall require, as a condition of approval and as feasible and appropriate, 
the developer meet or exceed the State Responsibility Area Fire Safe 
Regulations and the Fire Hazard Reduction Around Buildings and 
Structures Regulations, particularly those regarding road standards for 
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ingress, egress, and fire equipment access (see Gov. Code, Section 
66474.02.) 

g) Proposed development and construction of more than four residential 
units or more than 10,000 square feet of nonresidential space located in 
Very High Fire Hazard Severity Zones, or other appropriate zones as 
determined by the Riverside County Fire Department, shall submit, and 
implement a fire protection plan as feasible and appropriate. This plan 
shall include provisions for roadways and access, firefighting 
infrastructure, signage, vegetation management, construction materials, 
and evacuations. 

 
S 4.3 Monitor fire-prevention measures (e.g., fuel reduction) through a site-specific fire-

prevention plan to reduce long-term fire risks in Very High Fire Hazard Severity 
Zones. 

 
S 4.5 Require proposed development in High or Very High Fire Hazard Severity Zones 

be located where fire and emergency services are available or will be constructed 
as part of the proposed development activities, to the extent such locations are 
available. These services should meet the minimum response times as 
established by the Riverside County Fire Department.  

 
S 4.6 Request that conceptual landscaping plans for development in Fire Hazard 

Severity Zones be reviewed by TLMA and Fire Department prior to the issuance 
of development permits. The conceptual landscaping plan of the proposed 
development should, at a minimum, include: 

 
a) Plant palette suitable for high fire hazard areas to reduce the risk of fire 

hazards. 
b) Retention of existing natural vegetation to the maximum extent feasible. 
c) Removal of on-site combustible plants. 

 
Hazardous Waste and Materials 
 
S 5.2 Review all proposed development projects that manufacture, use, or transport 

hazardous materials for compliance with the CHWMP. Such projects shall 
provide a buffer zone, to be determined by the County, between the installation 
and property boundaries sufficient to protect public safety.  

 
S 5.3 Require that applications for discretionary development projects that will 

generate hazardous wastes or use hazardous materials include detailed 
information on hazardous waste reduction, recycling, and storage. 

 
S 5.4 Ensure that industrial facilities are constructed and operated in accordance with 

current safety and environmental protection standards. 
 
S 5.5 Regulate the storage of hazardous materials and wastes and require secondary 

containment and periodic examination for all such materials as necessary.  
 
S 5.6 Require that any business that handles a hazardous material prepare a plan for 

emergency response to a release or threatened release of a hazardous material, 
including providing updated information to emergency responders on the type 
and quantity of hazardous materials kept on-site. 
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S 5.8 Ensure that the use and disposal of hazardous materials in the County complies 
with local, state, and federal safety standards.  

 
S 5.9 Require commercial businesses, utilities, and industrial facilities that handle 

hazardous materials to install automatic fire and hazardous materials detection, 
reporting, and shut-off devices, and install an alternative communication system 
in the event power is out or telephone service is saturated following an 
earthquake. 

 
5. Noise:  A project-specific Noise Impact Study was prepared for the project. It was 

determined that the project would comply with the Countyôs General Plan and Zoning 
Regulations when operational. See the Noise Impact Study (Appendix L) for specific General 
Plan policies. 

 
6. Housing:  The project does not include the development or demolition of housing. It is not 

expected that a project of this size would create a demand for housing beyond that planned 
under the Countyôs General Plan. 

 
7. Air Quality:  The project will meet all requirements of the South Coast Air Quality 

Management District (SCAQMD) and, as designed and conditioned, complies with the 
Countyôs General Plan Air Quality Element. A project-specific Air Quality and Greenhouse 
Gas Impact Study has been prepared for the project that further details the project's 
compliance with SCAQMDôs requirements and the Countyôs General Plan. It is noted that a 
Health Risk Assessment is provided in Section 8 of the Air Quality and Greenhouse Gas 
Impact Study. See the Air Quality and Greenhouse Gas Impact Study (Appendix A) for 
specific General Plan policies. 

 
8. Healthy Communities:  The Healthy Communities Element addresses areas where public 

health and planning intersect, including transportation and active living, access to nutritious 
foods, health care, mental health, quality of life, and environmental health. The project would 
introduce a vehicle-oriented commercial use on a heavily traveled state highway. While the 
project does not promote the policies of the Healthy Communities Element due to the site 
location, it also does not conflict with those policies. 

 
9. Environmental Justice:  The project site is located in the Warm Springs Environmental 

Justice Community. The project is located on the outer edge of the community adjacent to 
Highway 74/Central Avenue. After a thorough review of the Environmental Justice Form, the 
project is compatible through project design features and conditions of approval. The project 
design features shown on the plans include the ADA path of travel from Highway 74/Central 
Avenue to the project site and the proposed community signage. The project is also to be 
conditioned to provide a sidewalk along the Highway 74/Central Avenue frontage adjacent 
to the car wash project site. 
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B. General Plan Area Plan(s):   Elsinore Area Plan 

 
C. Foundation Component(s):  Community Development 

 
D. Land Use Designation(s):  Light Industrial ï LI  

 
E. Overlay(s), if any:  None 

 
F. Policy Area(s), if any:   Warm Springs Policy Area 

 
G. Adjacent and Surrounding: 

 
1. General Plan Area Plan(s):  Elsinore Area Plan and to the east across Highway 74/Central 

Avenue in the City of Lake Elsinore is the Lake Elsinore Hills District Specific Plan 
 


